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| INTRODUCTION

1.1 STAKEHOLDER INTERVIEWS

The Lodi General Plan Update work program is designed to identify
issues, opportunities, and challenges early on in the planning process to
enable the planning team to reflect these issues in the preparation of
alternatives. In addition to the input gathered during the initial joint City
Council and Planning Commission meeting, a community-wide mail-in
survey, and the initial community workshop, interviews were conducted
with a cross-section of stakeholders, representing residents, business
owners and employers, decision-makers, developers, community groups,
and service providers. These interviews were conducted from early March
through the end of June 2007.

Approximately 70 stakeholders were invited to participate, and a total of
59 stakeholders representing 30 agencies and groups, as well as
unaffiliated members of the Lodi community, chose to participate.
Stakeholders were interviewed in group sessions, most of which lasted
about an hour. Interviews were conducted by General Plan consultants
and Lodi planning staff, and were free form—stakeholders were given the
opportunity to provide their viewpoints on issues of significance, visions
for Lodi’s future, general planning concerns, and other topics of specific
interest.

The stakeholders represented a diverse range of local and regional
interests. The vast majority of stakeholders were from within Lodi,
representing industrial, agricultural, winemaking, tourism, real estate, and
community interests. Members of the Lodi Historical Society,
administrators from the school system, and representatives from the Lodi
and Stockton chapters of the Sierra Club and other environmental
organizations were also interviewed. Regional agencies and surrounding
jurisdictions interviewed included representatives from Stockton, San
Joaquin County, the San Joaquin Local Agency Formation Commission
(LAFCO), and the Woodbridge Fire District. The Planning Commission
and the City Council also met with consultants in meetings that were
open to the public.

While not everyone who was invited chose to attend, those who
participated have a legitimate stake in the General Plan Update process
and provided valuable feedback. The dissimilar points of view offered by
individual and group stakeholders are recognized in this report. To
understand perspectives of the general Lodi community, the separate
report on the community-wide survey should be consulted. A complete
list of those in attendance can be found in the Appendix.
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1.2 LODI GENERAL PLAN UPDATE

What will Lodi be like in the next 20 years? When the community last
gathered to create a new vision for the city in 1991, a plan was adopted to
create the “Livable, Lovable Lodi” that we know today. These efforts have
helped preserve the city’s small town charm, revitalize historic downtown,
build new neighborhoods and parks, as well as attract new businesses and
industries, while maintaining a compact urban form surrounded by
agricultural uses.

Much has changed since 1991 when the existing General Plan was written.
Lodi has grown about 20 percent—from a population of 51,847 in 1990 to
62,817 in 2006. Development pressures can be felt both from within and
outside the City limits. Perhaps even more critically, new ideas have
emerged—the city sees its future increasingly tied to the wine industry,
with the surrounding vineyards key to providing economic sustenance
and a distinctive character.

The new General Plan provides an opportunity to shape the city’s future,
define the role of tourism and the city’s relation to agricultural/viticulture
lands and adjacent communities, identify what the City can do to create
walkable neighborhoods, foster a strong downtown, and ensure continued
economic vitality and a strong sense of place for the community.

SCOPE AND REQUIREMENTS

The General Plan is a document adopted by the City Council to guide
development and conservation. The General Plan can be described as the
constitution for conservation and development—the framework within
which decisions on how to grow, provide public services and facilities, and
protect and enhance the community must be made. The General Plan also
expresses broad community values and goals, provides vision for the city’s
future, and outlines steps to get there.

The General Plan will:
e Establish a long-range vision for the city, and outline

implementing actions to achieve this vision.

e Establish long-range development policies that guide Planning
Commission and City Council decision-making.

e Provide a basis for judging whether specific development
proposals and public projects are in harmony with Plan policies.

e Allow City departments, other public agencies, and private
developers to design projects that will enhance the character of the
community.

Topics in the General Plan will include:



Land Use
Circulation
Urban Design
Parks/Recreation
Conservation
Safety

Noise

Sustainability

State law requires that the General Plan should be:

Long Range. The General Plan must be a long-range document
addressing future development within the community. Most
general plans have a 20-year horizon.

Comprehensive. The General Plan must encompass the entire
Planning Area, and address the full range of issues associated with
the city’s physical development.

Internally Consistent. Mandatory and optional elements must be
consistent with one another, and all elements have equal legal
status. Additionally, principles, goals, objectives, policies, and plan
proposals set forth in an area, community, or specific plan, and all
capital improvements must be consistent with the overall General
Plan.

ENVIRONMENTAL IMPACT REPORT

A comprehensive Environmental Impact Report (EIR) will also be
prepared along with the General Plan, pursuant to the California
Environmental Quality Act (CEQA). The EIR will evaluate impacts of the
new Plan on the environment, and will be prepared concurrently with the
General Plan so that any necessary mitigation can be folded into Plan
policies.

I: Introduction
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1.3 GENERAL PLAN UPDATE OBJECTIVES

The new General Plan will manage Lodi’s growth into a vibrant 21st
century town, with livable neighborhoods, smart economic development,
and preservation of agricultural assets. The General Plan will create a
vision defining:

e Lodi’s place in the region;

e The city’s identity;

e How neighborhoods and districts are structured;

e Physical growth and development management;

e Growth of the wine industry and tourism;

e Greenbelt / community separator;

e Economic and development strategy;

e Downtown, neighborhood, and key corridor revitalization;

¢ Quality of life; and

e Housing options.
By establishing policies for future growth and development, the General

Plan will help manage Lodi’s ongoing transformation and ensure its
continued growth and vitality.

1.4 PUBLIC INVOLVEMENT AND PARTICIPATION

The General Plan is a policy document that implements the vision of the
community. Therefore, public participation is an important part of the
process of shaping the Plan. Opportunities for public input have been
designed to allow the planning team to learn directly from city residents,
business and property owners, and other community members about
their needs and values, as well as to allow the public to provide feedback
throughout the phases of the planning process.

Community members and interested parties are invited to participate and
stay informed in many ways, including:

e Newsletters;

e Community workshops;

¢ City Council and Planning Commission meetings;

e Mail-in survey sent to all residential addresses in the city;

e Stakeholder interviews;



e Comments via e-mail; and

e  Website at www.lodi.gov/community_development/general_plan.

1.5 REPORT ORGANIZATION

This report provides a summary of the issues and ideas that arose during
stakeholder interviews. Chapter 2 identifies major issues brought up by a
wide cross-section of the interviewed stakeholders. Chapter 3 contains an
expanded discussion of the issues, with a full listing of issues by topic. The
report concludes with information about how this input will be used
during the next steps of the planning process.

It is important to recognize that the issues presented in this paper may not
necessarily be representative of the community at large, or a
comprehensive assessment of opportunities and challenges. While the
stakeholders represent a diverse spectrum of the Lodi community, no
sampling techniques were employed in selecting the stakeholders, and
consequently, the results cannot be generalized as the sentiments of the
population at large. It is also important to recognize that information
presented by the stakeholders reflects their perceptions, some of which
may not necessarily be grounded in facts. Nonetheless, the valuable
insight shared by the stakeholders who were interviewed greatly informs
the planning process for the General Plan.

I: Introduction


http://www.lodi.gov/community_development/general_plan

Report on Stakeholder Interviews

This page intentionally left blank.



2 MA)JOR ISSUES

During the stakeholder interviews, several issues were repeatedly
identified. Major issues contributed by multiple stakeholders are
summarized below for quick reference. Subsequent sections of the report
provide the varying perspectives of different stakeholders on these topics,
as well as additional explanations.

These issues should be seen together with Lodi’s perceived strengths: a
small town ambiance despite growth, an improving downtown, livable
neighborhoods, and an emerging wine industry.

The most salient issues identified by stakeholders were:

e Compact growth and small town character;

e Agricultural preservation and the greenbelt/community-separator;
e The wine industry and tourism;

e Continued downtown development;

e Fastside neighborhood revitalization;

e Economic development and job creation;

e Housing; and

e Parks, recreation, and open space.
Other recurring issues included:

e Circulation, transportation, and transit;

e Provision of public services and amenities;
e Urban design;

e Historical resources and preservation; and

e Infrastructure.

These issues are summarized in the following pages. A more detailed
discussion with quotes can be found in Chapter 3.
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2.1 MAJOR ISSUES

COMPACT GROWTH AND SMALL TOWN CHARACTER

Lodi’s growth was addressed in almost all stakeholder meetings, indicating
that the issue is not only a concern for decision makers and real estate
brokers, but also for residents, community groups, and local businesses.
Stakeholders were almost universally appreciative of Lodi’s “small town”
feel, unique character, rural beauty and landscapes, and high quality of
life. As the city grows, preserving Lodi’s small-town feel, scale, and
neighborhood livability were seen as major issues. The city’s compact
form, walkable neighborhoods, and good connections to commercial and

recreation nodes were seen as desirable concepts for Lodi’s growth.

While several people voiced support for infill development as a more
desirable strategy than greenfield expansion, others expressed that infill
development presents several challenges, namely the lack of desirable sites,
high property prices, and the inability to command a premium. Several
areas were mentioned as having the potential for infill/revitalization, with
Main Street referred to multiple times. Stakeholders also discussed the
merits of city expansion in various directions; however, no particular
areas of consensus emerged. Some stakeholders discussed the
infrastructural limitations of expansion in certain areas, as well as
different strategic parcel sizes for efficient service provision and compact
growth.

There was general support for the City’s two percent residential growth
cap; however, the business and the development community felt that this
cap is restrictive and does not enjoy overwhelming community support.

AGRICULTURE AND GREENBELT / COMMUNITY -
SEPARATOR

Almost all stakeholders expressed appreciation for the agricultural
industry that has provided sustenance to Lodi for generations, as well as
the emerging wine industry. Most residents also support the idea of
keeping Stockton and Lodi visually separate; however, the proposed
greenbelt (or separator) between the two communities was a heated topic
in the stakeholder interviews. While residents are supportive of the
separator, property owners would either like to be compensated for lost
development potential, or otherwise allowed to subdivide.

Various parcel size ideas in the Lodi/Stockton separator area were
advanced, with five acres being the most popular. Several people were
skeptical of the agricultural viability of five-acre lots. Furthermore,
service providers were concerned about the deleterious effects of large lot
(three- or five-acre) zoning and would like the land to either be



subdivided into much smaller lots (for example, one-acre parcels that can
be municipally served) or left in larger agricultural holdings. Almost
everyone emphasized the need for cooperation between Stockton, Lodi,
and the County. Land uses other than agriculture, churches, and other
low-intensity uses in the separator were also offered as options by some.
Mechanisms to preserve agriculture in the other directions (west, north,
and south) did not draw much discussion, as perhaps these areas were not
seen as in immediate danger of large-scale urbanization.

WINE INDUSTRY AND TOURISM

Expansion of tourist amenities in conjunction with the wine industry was
much discussed. Hotels were the most common desired amenity, with a
new hotel in downtown or near Hutchins Street Square most frequently
mentioned. A number of people proposed another luxury boutique hotel
along the lines of Wine & Roses, but others felt that a mid-price range
hotel would be most suitable because this is now the largest untapped
market. However, business interests and developers see the seasonality
and weekend nature of wine-related tourism as challenging for hotel
feasibility. Developing a hotel in downtown was also seen as difficult
because of higher development costs.

“White-linen” restaurants, wine tasting, and more activities in downtown
were also desired. Some stakeholders would like to see a network of trails
and bikeways that knit together the wineries, Lodi Lake, and downtown.

CONTINUED DOWNTOWN DEVELOPMENT

Although downtown has improved in the past few years, a significant
number of people voiced their desire to enhance downtown with a wider
array of stores and amenities, as well as other uses. Stakeholders suggested
housing, offices, hotels, restaurants, and wine-tasting rooms to activate
downtown, but several real estate developers cautioned about the
difficulty of financing such projects, particularly given higher
development costs and lack of premium compared to peripheral
locations. Several people emphasized a desire for senior housing in or near
downtown, given its access to amenities and transit. Developers, however,
perceive the lack of available large sites as a major impediment to
downtown senior housing development.

EASTSIDE NEIGHBORHOOD REVITALIZATION

The blighted condition of the Eastside neighborhood, located east of the
railroad corridor, was a recurring theme in many stakeholder meetings. In
the past, this area had been subdivided into single-family and multifamily
residential lots, often with substandard development and without the
adequate infrastructural improvements to support the increase in

2: Major Issues
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population. Some stakeholders described the area as blighted, with
unkempt homes and unmaintained streets, homeless people, and gang
related activities. Many also said that it was perceived as unsafe.
Community groups complained about the lack of public interest and
investment, mentioning the lack of any police facility or library, and a lack
of parks and streets maintenance in general.

Suggestions for revitalization included installing a new community center
or focal point, park maintenance, street cleaning, crackdown on crime
and gang activities, infrastructural and streetscape improvements, and
educational and incentive programs for homeowners to fix up their
homes. Others suggested that the Delta College campus locate in or near
the Eastside neighborhood to benefit the community that now must travel
to the Stockton campus.

ECONOMIC DEVELOPMENT AND JOB CREATION

Economic development strategies were well supported in the community.
Some stakeholders suggested that commercial and economic development
have not kept pace with housing growth. There was a general perception
that a lot of sales tax is lost to Stockton, and even to Elk Grove. Costco,
Trader Joe’s and a department store were the most-often mentioned
desirable new establishments.

For business owners and large employers, there was a concern about the
high costs of doing businesses in Lodi, as well as the difficulty of finding
skilled workers specific to their needs. Some were also concerned that
there was not enough available office space to attract professional
businesses. Expansion of the Lodi Memorial Hospital was seen positively,
but the lack of medical offices was cited as an issue.

HOUSING

The issue of housing appeared repeatedly in the interviews. While there
did not seem to be a zealous concern about sprawl, three topics were
frequently mentioned: (1) General lack of affordable housing for working
residents—nurses, teachers, and young families; (2) Lack of affordable
housing options for the growing senior population, with both limited
availability and long waiting lists for existing centers, and less-than-ideal
peripheral locations of new housing, such as Kettleman Lane, which are
removed from stores, transit, and/or services; and (3) Housing types;
opinions were mixed—several stakeholders favored some additional
higher density and downtown housing, while others favored single family
or potentially medium density housing.



PARKS, RECREATION, AND OPEN SPACE

Parks came up for discussion in a number of stakeholder interviews,
although opinions and preferences differed significantly. Some, including
developers, preferred small parks for their intimate scale and easy access,
while others preferred large parks or sports complexes because of their
ease of maintenance. Issues regarding the city’s dependence on basin
parks, safety, access, financing, and implementation strategies also
surfaced. The city’s changing demographics also posed demand for new
and revised programs and facilities, such as a cricket field for the growing
Pakistani population, and redevelopment of the substandard and
underutilized Grape Bowl stadium into a more accessible/integrated
facility/park.

2.2 OTHER ISSUES

In addition to the above major issues, several other topics were raised
frequently:

CIRCULATION, TRANSPORTATION, AND TRANSIT

Transportation was a common topic amongst residents, community
groups, and transit experts. Stakeholders discussed their desires for better
connections, more frequent and reliable transit options to access jobs and
services within Lodi and in adjacent communities, and the establishment
of bikeways. The City did not provide transit until 1994, and to date, there
are still many deficiencies, including a limited number of routes and not
enough capacity.

PROVISION OF PUBLIC SERVICES AND AMENITIES

A significant number of stakeholders were concerned with the provision
of services, amenities, and infrastructure in the city. While many were
proud of the services and amenities already provided to the community,
they also felt the pressure of limited funding and restricted expansion
options. Developers complained about rising development costs in the
city, and the lack of maintenance of parks and public facilities under
special assessment.

URBAN DESIGN

Several stakeholders would like to see better urban design incorporated
into the city’s development. This includes better architecture and design
standards for businesses and new homes, streetscape improvements,
walkability, good pedestrian connections, as well as a mechanism to create
historic districts in the General Plan.

2: Major Issues



Report on Stakeholder Interviews

12

HISTORICAL RESOURCES AND PRESERVATION

Members of the Lodi Historical Society, along with a few other
stakeholders, expressed the importance of preserving and enhancing the
city’s historical resources. Lodi has many historical assets, including
buildings and neighborhoods, which endow the city with character and
distinction. However, these resources are under threat from insensitive
renovations and expansions as well as basic neglect. Stakeholders felt that
the necessary regulatory tools and processes to ensure that historic
features remain a distinguishing quality of the city are lacking. The
General Plan can provide a foundation for historic preservation and a
springboard for more detailed implementing programs relating to the
creation of preservation districts, ordinances, and guidelines.

INFRASTRUCTURE

Stakeholders familiar with the city’s infrastructure expressed their concern
over water supply, treatment, and drainage, and how these would affect
the city’s expansion options. They also discussed capacities and
constraints for roads. In general, stakeholders addressed the need to
consider infrastructural constraints and strategies to accommodate Lodi’s
growth. Parcel sizes also need to be arranged to efficiently provide
infrastructural services as the city expands.



3 ISSUE DISCUSSION

This chapter provides an expanded discussion of the issues raised by
stakeholders. Fach section draws out themes repeated in stakeholder
interviews, followed by a bulleted list of all issues, ideas, and/or
suggestions offered. Stakeholders’ perspectives on some issues conflict in
some instances, reflecting their diverse backgrounds and experiences.
Thus, the following discussion outlines points both of agreement and of
conflict.

3.1 COMPACT GROWTH AND SMALL-TOWN
CHARACTER

The city’s growth was an omnipresent topic in the meetings, with many
stakeholders emphasizing the small-town character of Lodi, and their
desire to preserve this quality. The city’s small-town feel has made current
residents appreciate Lodi; for real estate developers, the city’s charm has
helped attract investors and home—seekers. Overall, stakeholders seemed
to be very proud of their small city, and felt that it is a much better
alternative to the sprawling model of other cities in the county.

Lodi’s growth was addressed in all stakeholder meetings, indicating that
the issue is not only a concern for decision makers and real estate brokers,
but also for residents, community groups, and local businesses. Some
sensed that the small-town feeling was dissipating, and that the town no
longer provides needed services and amenities, while others thought there
was not enough land to accommodate the whole community and
economy. Overall, stakeholders seemed to have accepted the inevitability
of growth, so discussions revolved around how and where Lodi should
grow in the future.

In terms of location, many stakeholders know that existing growth is
heading south and west, as indicated by the future annexation areas. One
stakeholder suggested that growth along SR-12 between I-5 and the City
limits is a good destination for development. Others found opportunities
north of the proposed greenbelt. Some recognized the development
opportunities east of State Road 99 (SR-99), especially for industrial uses,
while others said there was not enough land to attract potential industrial
tenants. Areas north of the river were only mentioned by a few
stakeholders, but with differing opinions. On one hand, it would be a nice
area for parks and recreation, on the other hand, the flood plains and
water drainage would pose a problem for more urban developments.
Members of the County and the Local Agency Formation Commission
(LAFCO) also warned about the infrastructural restrictions of expansion
(see Infrastructure section below).
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Several stakeholders voiced their support for infill development as a more
desirable strategy than greenfield expansion. They suggested Main Street
between Locust Street and Lodi Avenue as a target infill area, especially for
housing or mixed-use development. But others with expertise in Lodi’s
real estate market revealed the difficulty of developing within the city due
to extended and costly documentation processes as well as high property
prices, especially in the downtown area. Some stakeholders, including
realtors with industrial user clients and the Islamic and Pakistani
community, find a lack of affordable options within the City limits, and
resort to areas outside the boundary for expansion, even for community
centers that should otherwise be closer to people.

There was also a debate about industrial lands. Some stakeholders thought
industrial lands were underutilized and should be considered for other
uses, while others did not see enough remaining large parcels to attract
new industrial businesses.

Regarding the pace of growth, several people mentioned that they approve
of the two percent growth cap, while others said that the cap restricted
Lodi’s growth and is not supported by the whole community. Overall,
most stakeholders advocated for high-quality and compact growth over
sprawl.

Several stakeholders mentioned smart growth, walkable neighborhoods,
and good connections to commercial and recreation nodes as desirable
concepts for Lodi’s growth.

Comments offered on this topic were:

¢ We want to maintain family values.

e We do not want to see sprawl. We do not want to be like other
cities.

e Lodiis a wonderful town that offers a lot.
e Tlove Lodi. It is a nice small community.

e Many real estate customers like Lodi more than other towns. It
has a nice downtown and wineries.

e A smaller community means that it is safer, and allows us to keep
children in check. We need to keep the norms of the community.

e We want to keep the small-town feel, but not at the expense of
growth. We can keep the small town feel even if Lodi grows. It can
be a small community even if it is a big town.

e We want slow growth.



I am not concerned that Lodi stays the same; Lodi will change. I
am concerned that Lodi is not using the land like it can.

We do not want to see sprawl

We have a fair amount of vacant land. I know there are challenges
to do infill development, but we should promote it because it is
less expensive to the city.

Growth should not get out of hand.

We like the two percent growth cap.

Bigger is not better; the city may inherit more problems.
The city is sprawling the way housing is going.

The town will grow naturally. Somebody needs to bring in
infrastructure.

Growth is a positive thing for communities. There needs to be
balance. Make growth as compact as possible.

There is a dearth of land available right now, and prices are
artificially high.

The inventory of land around Lodi is substantial.
Urban development is not allowed in un-incorporated areas

Development on the north side may be an instigator for more
sprawl. We need to allocate and save green spaces or else
development will eat it all up.

We need more industrial land because we have run out. Vacant
parcels are small. Lodi had the vision of having an industrial park.
Companies have not come here looking for land, because they
know it does not exist. Some companies have gone to Elk Grove,
and some around the airport area in Stockton.

The industrial area on the east side is pretty much gone. Vacant
parcels owned by unmotivated sellers. Can see expansion to the
north and also to the east of SR-99.

There are not enough large industrial parcels.

The city should consider developing along the Mokelumne River
corridor. Lodi Lake is one of the prettiest spots in the area.

We do not like the idea of expanding to the north side of the river
because we have to get the wastewater across the bay. A lot of that
land is riparian land and irrigated land. South and west are
considered the best areas. The further east you go, the less
desirable agricultural land gets. South and west would also help
commuters who are going in those directions.

3: Issue Discussion
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e Water and infrastructure are major concerns for future
development.

e Environmental documentation for a lot of infill development
delayed it by six to nine months, and added to the costs of infill
development.

e The City of Lodi owns a lot of land that has been left undeveloped
for many years. One example is the major corner of Lodi Avenue
and Cherokee Lane.

e We should make highway 12 a big development because that is
where businesses will go for the next 30 years. The city can allow
development to the east and west—that is the natural
development.

e [-5isagood area for industrial growth

e We do not want to fill up all the area between Lodi and I-5 like
Stockton.

e Developers want to develop between 1-5 and the City of Lodi. It’s
not a bad idea because there’s not much area there anyway.

e We should put industry in the south.

e There is lots of interest south of Harney because the greenbelt is
not there.

e More freeway oriented development should go around SR-99.

3.2 AGRICULTURE AND THE GREENBELT /
COMMUNITY-SEPARATOR

Almost all stakeholders expressed appreciation for the agricultural
industry that has provided sustenance to Lodi for generations, as well as
the emerging wine industry. Many also liked the idea of keeping Stockton
and Lodi visually separate; however, the proposed greenbelt between the
two communities (or separator) was a heated topic in the stakeholder
interviews.

There were strong differences of opinion relating to the specifics of the
Lodi/Stockton separator and its implementation. Almost all stakeholders
who commented on the issue were aware of the disproportional burden
placed on property owners located in the proposed greenbelt area, and
agreed that they should be fairly compensated if a greenbelt is indeed
established.

While Lodi residents were supportive of the separator, greenbelt area
property owners expressed a strong desire to subdivide or do as they
please without pressure from the City. These property owners felt



threatened by the City and do not believe the City will be able to bring any
compensation to the discussion. Moreover, some voiced their concern
that Lodi was the only city putting effort into the greenbelt, and more
cooperation with Stockton and the County is needed.

Several property owners and farming interests mentioned that a five-acre
zoning plan has been prepared and will be presented to the County.
Property owners believe five acres is a viable farm size—especially in Lodi
where the soil is extremely fertile. Furthermore, the 5-acre size was seen
as still giving farmers the option of subdividing their parcels for
development. These stakeholders held that 40-acre zoning is not fair for
property owners because of the lost speculative property values.
Furthermore, farmers do not want to lock themselves in agriculture
because farming is highly regulated in California, and there is no
guarantee that farming will be viable in the future.

Others expressed skepticism about the agricultural viability of five-acre
parcels. Service providers would like the land to be either subdivided into
much smaller areas (for example, one-acre parcels that can be municipally
served) or left in larger agricultural lots.

In addition to five-acre zoning, other suggestions include a transfer of
development rights program (TDR) that would allow property owners to
develop in other designated developable areas, or impact fees that would
raise funds to compensate property owners in the greenbelt. Details of
these financing programs would need to be calculated carefully to ensure
that property owners are justly compensated and enough acreage is
preserved to form an actual greenbelt.

A few stakeholders offered other possible “green” uses in the separator
including parks, golf courses and other recreational uses, as well as
community or rural residential uses. Mechanisms to preserve agriculture
in the other directions (west, north, and south) did not draw much
discussion, as perhaps these areas were not seen as in immediate danger of
large-scale urbanization.

Suggestions and comments include:

e  Want to keep Lodi and Stockton separate.
e Urban development is not allowed in un-incorporated areas.

e The SOI is the ultimate boundary of how large a city will grow and
can provide services for. Spheres are not supposed to be used for
controlling land uses.

e When you annex areas, you convert farmlands.

e We want to see the greenbelt in the General Plan.

3: Issue Discussion
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There are challenges to [the Greenbelt], but if we don’t, in 20
years’ time, we’ll say, what were we thinking?

Want a community separator.

We need a mediating underlying motivation to get the greenbelt
done.

The greenbelt would be good. A limitation of the amount of
growth in Lodi. It’s a good thing to limit growth. It sets Lodi apart
from other growing cities.

We need to preserve prime agriculture around Lodi.

The greenbelt will not happen. We should give up because it is too
late. The burden has always been on Lodi, not Stockton. More
resources should be spent on Campaign for Common Ground, a
countywide smart-growth program. People never really believed
in the greenbelt. The city does not really believe that the greenbelt
will happen.

There is huge support for the greenbelt in the simplistic term.

A west side greenbelt may be possible, but that area is fast
growing.

Want to preserve agricultural land for the future. All around the
west, south, and north of Lodi City limits.

Do not like TDR credits for two- to five-acre parcels because it is
bad planning, inefficient for any use.

Knows a lot of people do not want to be tied to greenbelt on their
properties. They want choice.

The greenbelt needs to be productive.

The greenbelt issue is very simplistic to articulate and take an
emotional view on, but is much more difficult to deal with in
actuality. Lodi is better than other communities, but it’s not that
simple. People act emotionally on the issue. I am troubled by the
fact that there is no agreement by Stockton or Lodi. It would be
best done by agreement on both sides—a settlement.

We want to preserve agricultural land. The wine industry is very
important to Lodi. The I-5 area should not be industrial, but
preserved as agricultural land. However, some wineries will go out
of business. The wine industry has taken a hit in the past few
years.

Land development is the largest economic force in the Central
Valley. It is difficult to fight throughout the whole valley. I want to
show people that they do not have to accept selling out to
development. I want to preserve resources, food resources, soils,



and water. I'm not against growth, but against growth that does
not consider the resources in the valley. San Joaquin Valley is one
of the richest food resources in the world. Once we urbanize, we
cannot go back.

We are losing grapevines in the area. Grapevines will grow
anywhere, so our future is uncertain. Lodi may or may not be a
wine growing region. We do not want people to have the illusion
that wine industries can replace other industries. It depends on
the price and profitability of grapes.

Greenbelt property owners will not let people tell them what to
do. The Cities used to talk around them.

People in the greenbelt want to be in the County jurisdiction.
Stockton does not want a greenbelt. It wants to expand north.

Some things can go in the greenbelt that still makes it green.
Parks, golf courses, for example.

If greenbelt goes from Eight Mile Road to Harney Lane, where
does the money come from? I would rather have a little greenbelt
and have it good instead of wanting a lot and not getting anything.

I'm willing to pay. A hundred dollars a year is not enough. Only
70% of population will be willing to pay $100 per year.

I like the TDR proposal.

We should find out how critical the greenbelt is to the
community, then everybody should pay, not just the new people.
There is a lot of talk about it, but we do not know how critical it is.

There are some uses that fit with agriculture.
We can fit a senior community in the greenbelt area.
The greenbelt has no recreation element in it.

Stockton has not gotten far enough in their General Plan project
to talk about a greenbelt. They have discussed a 200-foot buffer
and a fee agreement of $9,600 per acre or land easements, but they
do not know if that is enough for a greenbelt.

There is not enough concern about the greenbelt in Stockton. If
the city is supportive of the greenbelt concept, they still will not
pay for it themselves. They would probably make developers pay
for it.

When development occurs against this ultimate city boundary, we
should see five-acre or larger parcels. If it comes at a dollar
amount, they have to make it whole. We need urban design, site
planning features on individual lots that will create some
semblance of a greenbelt. People want to be able to point to a
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separator; the next best thing is a visible boundary. Farmers are in
agreement for five-acre lots.

Everybody wants the greenbelt, but nobody wants to pay for it.
Why not do it through zoning and a tripartite agreement?

City needs to back off. Let the property owners and ag interests
come up with a plan. 179 property owners have come up with this
plan. City has lost its credibility with farm interests. We have the
impression that the city has threatened our property rights and
not bring anything to the table.

If Lodi wants to create a greenbelt, it needs to come up with the
money. This issue has created a wedge between the City and the
agricultural community.

The greenbelt is not hard to do. It’s not fair to land owners in the
greenbelt area. We need to pay for development rights on the
greenbelt.

Five acres is a viable farm size. The ground in Lodi can grow
anything. It may take 50 years for the five-acre parcels to develop.

Regarding 40-acre zoning—The city will have to pay ag property
owners for the lost speculative value of properties. California has
the most highly regulated farming. What if agriculture in
California is not viable in the future?

Five-acre ranchettes may be as close as we can get if we do not
have enough money to buy out the land.

TDR is very supportable because the value of development is so
high. There is no price for the valuable agricultural land. People
would love to develop on receiving lands. Developers should not
be allowed to go beyond urban surface without election. We need
to calculate areas and land prices to make TDR work.

Can see a tax being made, but question whether that is a real
attempt for a solution.

Feels okay with paying more for the greenbelt, but how much
more? That is the real question, especially for retired people. A
$100 parcel tax may not be too much for me, but may be too
much for other people.

Lodi and Stockton are not friends, and have not worked well
together in the past. The cities cannot express such feelings in
public, but is a real part of the greenbelt-community separator
problem. We need to compromise the mindsets as well. It is an
underlying problem.



3.3 THE WINE INDUSTRY AND TOURISM

A number of stakeholder groups discussed the issue of Lodi’s wine
industry, and the necessary factors to develop a parallel tourism industry.
In general, these stakeholders were supportive of the concept of
establishing a tourism industry that is closely related to the wineries in the
region, which have been gaining reputation in recent years.

Hotels were the most common desired amenity. Many stakeholders
suggested a new hotel in downtown or near Hutchins Street Square. A
number of people proposed another luxury boutique hotel along the lines
of Wine & Roses, but others felt that a mid-price range hotel would be
most suitable because that is the largest untapped market now.

According to one stakeholder, most hotels in Lodi, excluding Wine &
Roses, are substandard, at least on the exterior. Mainly located on
Cherokee Lane, these older budget motels do not attract the visitors
needed to foster tourism.

Another idea was to become a destination for conferences. However, a
hotel would need to have many rooms to serve conference attendees, and
Lodi currently does not have a hotel of that size. Wine & Roses has too
few rooms. Some stakeholders were wary of the seasonality of visitors and
the competition with other locations such as SR-99 and Flag City.

Restaurants and shopping were two other factors that could be developed
with tourism. Some stakeholders were aware that the City was trying to
encourage wine-tasting rooms in downtown. Downtown itself should be a
tourist attraction (see Downtown section below). The difficulty of
developing in downtown is the high cost of property and fees.

Some stakeholders worried about the instability of the wine and grape
industry on the macro-scale. Since the price of grapes has fallen in recent
years and since grapes can now be grown in many environments, some
stakeholders question whether the Lodi region will remain a grape
growing region in perpetuity.

Some representative comments were:

e We need hotels. There is no place to stay for wine-tasting. It
would be great to have a hotel across from Hutchins Street Square.
The banquet rooms there are not used much during the week.

e We are getting a lot of boutique wineries, so if we had a
conference facility, organizations would come.

e We want the whole block from Walnut to Lodi Avenue to knock
out everything and build a hotel.
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Unless there is a significant weekday demand, hotels are at a
disadvantage to a freeway location. Why not duplicate Wine &
Roses? It’s not economically viable because you’ll be paying for
existing structures.

The problem with Lodi is that there are hotel rooms, but they are
not quality and in locations where people want to stay. There are
only four real hotels with 200 to 250 rooms. The other ones, on
Cherokee Lane, for example, have permanent residents.

The biggest challenge is the lack of demand. If there is demand, it
is likely to be on the 99 corridor or Flag City. A downtown hotel
will come at some point, but it’s not economically viable right
now. It would need a minimum of no land rent for five to seven
years, plus forgiveness of fees, etc.

We need more lodging facilities and restaurants.

Tourism can become a boost between local economies. There
should be more tourism investments, such as white-linen
restaurants and hotels.

Ninety percent of hotels are on Cherokee, but the area is decaying
and failing. People do not want to stay in existing hotels.

There is a new hotel by G-REM on Beckman and Kettleman on
the east side of SR-99, which is supposed to be open by this year,
but it has not broken ground yet.

Cherokee Lane is the gateway to the city, but it is gross.

Hotel owners put money in the interiors, but not in the exteriors,
and that turns off visitors.

There is very minimal conference activity. There are two facilities
that would work for conferences—Wine & Roses, which has too
few rooms, and Hutchins Street Square. People want places to eat,
shop, and walk around. You need many rooms for a conference
hotel.

I do not think we need another Wine & Roses boutique hotel. We
can add another luxury boutique hotel, but that will not attract
more tourism. A greater market would be served by in-between
priced hotels. Downtown would be a great location because there
is dining and shopping.

Some wine industries will go out of business. The wine industry
has taken a hit in the past few years.

Lodi should expand downtown with more shopping and eateries.
We should distinguish from other towns, make it more unique.
How about a bed-and-breakfast in downtown? There should be



transportation to help people get around downtown and the
wineries.

e A specialty hotel should be nice but affordable.

e Flag City has a transient occupancy tax (TOT) of $151,000. The
Microtel and Best Western are taking business from motels in
Lodi because they are better quality.

e We are losing grapevines in the area. Grapevines will grow
anywhere, and the future is uncertain for Lodi. It may or may not
be a wine-growing region.

e We do not want people to have the illusion that wine-industries
can replace other industries. If prices go any lower on grapes, it
may put vineyards out of business. The wine industry depends on
the prices and profitability of grapes. We do not want to put all
eggs in the tourism basket.

3.4 DOWNTOWN

Approximately half of the stakeholder groups mentioned the state of
downtown as one of their main concerns for the future. While downtown
has improved due to the City’s past efforts, many stakeholders voiced
their desire for downtown to be intensified and further revitalized with
more residential uses, night-life, and infill development. As mentioned in
the section above, downtown was also suggested as a destination for hotel
and tourist attractions, such as wine-tasting rooms.

The major obstacles to downtown development perceived by several real
estate developers are the high costs and limited space. However, there are
options to intensify the upper floors of existing buildings with residential
or office uses. Real estate developers were, however, skeptical of the
demand for apartments and offices in downtown. Several people
emphasized a desire for senior housing in or near downtown, given its
access to amenities and transit. Developers, however, perceived the lack of
available large sites as a major impediment to downtown senior housing
development.

Comments are listed below:

e Downtown housing projects would have to be constrained to
smaller projects. Not sure anything beyond three stories is
marketable currently.

e Nothing pencils down in downtown. Developers cannot afford the
land.
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Downtown needs to be revitalized, especially around Main and
Sacramento Streets. People want to live in downtown, but the City
needs to make it better.

Downtown had a ribbon-cutting in 2001. Only recently have
boutique shops popped up in downtown.

Everything is closed on Sundays and Mondays.
The City owns land on Main Street—the ex-Fire House.

Downtown can accommodate places to eat, drink, and entertain,
but we do not see that coming in.

Want more residences in downtown, including apartment
buildings, condos, or affordable housing.

We need life after dark.
Something to stimulate living in downtown.
Businesses are moving away from downtown.

Want to see older buildings converted into flats on the second and
third floors.

Main Street is all commercial right now, but there can be senior
housing on top floors with shops on the ground floor, and parking
under.

Parking is an issue in downtown.

We are getting some new restaurants in downtown, but it still
needs stimulus.

Need to bring more people to downtown.

We should intensify uses in downtown with retail on the first floor
and more upstairs residential.

Lodi and Sacramento Street need development and restoration.

The new garage was good because it had a place for retail, but the
retail is empty now. Sacramento Street has a bad reputation;
people feel unsafe and do not want to park at the garage.

When Lodi redeveloped downtown, there was a group on
Sacramento and Main Street that did not want the same
assessment as downtown. That was a bad decision. Originally, the
city wanted to assess downtown all the way to Cherokee Lane.

Downtown is a key asset. Downtown itself can be an attraction for
others in the Valley—“Escape Stockton for a Day.”



e The City has done a fabulous job with downtown...I would like
the City to apply the same attention to east side of the tracks.

3.5 EASTSIDE NEIGHBORHOOD

Many community and city representative stakeholders voiced their
concerns about the Eastside neighborhood, located east of the railroad
tracks to Cherokee Lane. In the past, this area had been subdivided into
single-family and multifamily residences, often with substandard
development and without the adequate infrastructure improvements to
support the increase in population. Some stakeholders described the area
as blighted, with unkempt homes and unmaintained streets, homeless
people, and gang related activities. Many also said that it was perceived as
unsafe.

Despite the negative perceptions, the Eastside neighborhood area is home
to a large population, including many Hispanic residents. There is
currently a Boys and Girls Club, some nice parks, and a few newly
initiated infrastructural improvement projects. However, stakeholders felt
that these amenities are not enough. Community groups complained
about the lack of public interest and investment, mentioning the lack of
any police facility or library, as well as a general lack of parks and streets
maintenance. One member of the Lodi Improvement Committee said
that no clean-up trucks go over on “that side of the tracks.”

Stakeholders would like to revitalize the Eastside. Suggestions include
installing a new community center or focal point, park maintenance,
street cleaning, crackdown on crime and gang activities, infrastructural
and streetscape improvements, and educational and incentive programs
for homeowners to fix up their homes.

A few stakeholders also suggested that the Eastside has plenty of space to
accommodate the future Delta College. By locating the College here
instead of the planned location further east along the Mokelumne River,
neighborhoods in the Eastside could be positively impacted. Many
residents of the Hispanic and Pakistani communities living on the
Eastside, who already attend Delta College in Stockton, would benefit
from a community college with vocational training courses closer to
home.

Issues and suggestions include:

e The Eastside is blighted.
e A majority of the Hispanic population lives on the Eastside.

e Some of the homes on the Eastside need to be cleaned up.
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The eastside of the railroad has no police facility, no library. It
needs a focal point besides the Boys and Girls Club. It needs
another public facility.

Homelessness is an issue on the Eastside.

There are lots of substandard multifamily and single-family
dwelling units that need to be addressed.

There are new infrastructural (water and sewer) improvements on
the Eastside, but they are currently put on hold. We want the city
to make sure that the improvements will be complete.

The eastside groups do not have outlets to express concerns. There
are many professionals on the eastside, but we do not hear from
them.

Infrastructure in the aging part of town is in need.

There needs to be better maintenance on the Eastside. There are
no clean-up trucks. This is the old part of town and trucks do not
go over on that side of the tracks.

Want to see immediate changes in the corridors, sidewalks, sewer,
etc.

Two-thirds of the population lives between Ham and Cherokee
Lane—crammed people in a small space. The area was infilled
without upgrading the infrastructure.

There are lots of areas on the Eastside that could accommodate
Delta College.

There are nice parks on the Eastside, which will take development
to a certain point, but will not ensure safety. It is not good for
children. There are gang activities.

We want to see some entity come into the Eastside as an anchor
for future development.

The eastside is getting gentrified with forward-looking people.

The east side may be a good location (for Delta College). It can be
an anchor for future development. The area has significant
problems, but portions of Delta College can revitalize the area. If
programs and vocational training programs are in the Eastside,
Delta College would be perfect.

We want academic buildings, hospitals and clinics, and shopping
that the community can walk to.



3.6 ECONOMIC DEVELOPMENT

Stakeholders discussed various aspects of economic development, ranging
from business development opportunities to real estate markets, tax
revenues, and job creation.

Some stakeholders suggested that commercial and economic development
have not kept pace with housing growth. A few stakeholders emphasized
that they would like to see more big-box retailers, especially Costco, to
bring in tax revenues. Others saw the opportunity for more high-end
shopping amenities and grocery chains, such as Whole Foods, Trader
Joe’s, and Nordstrom’s. There was a general perception that a lot of sales
tax is lost to Stockton and even to Elk Grove.

For business owners and large employers, there was a concern about the
high costs of doing businesses in Lodi, as well as the difficulty of finding
skilled workers specific to their needs. Some were also concerned that
there is a lack of office space to attract professional businesses, such as law
firms and other professional services, even though there are new office
developments along Kettleman Lane. The expansion of the Lodi Memorial
Hospital was seen positively, but the lack of medical offices was cited as an
issue.

In terms of the real estate market, some experts felt that the residential
market has softened—the demand is the same while the inventory of
houses has grown. Commercial real estate is still doing well, and demand
is outpacing supply. There seems to be a lack of vacant industrial land;
there are available sites for expansion but not for new industries to come
into Lodi. Furthermore, Stockton seems to be better located for industrial
and distribution centers.

The following comments summarize the economic development
discussions:

e We need to increase the wage base in the city through economic
development. Increase revenues to the city. Bring people here so
they would buy our wines or dine at our restaurants.

e Economic sustainability is the driver for the next 20 to 25 years.
We should protect the tax base and find new sources. We are
lucky we have the wine industry.

e We need more big-box, more taxes, and more businesses in town.
The city needs money to do projects and make things happen.

3: Issue Discussion

27



Report on Stakeholder Interviews

28

[ fear that General Mills will leave, which means Lodi will lose jobs
and have an ugly empty plant. We should make General Mills feel
like part of the city and the family. Wal-Mart, Lowes, Osh, Ace
Hardware should be included, make sure they stay. If we do not
have foresight, they will leave.

The town will grow naturally. We need to bring in businesses if we
bring in houses. Somebody needs to bring in infrastructure.

Not sure if big-box is a good thing.

Commercial development still pays the rent. The population will
grow for sure, but we need some space for commercial uses.

Lodi is very tough on jobs; it is not good for the economy. We lost
the bookstore at Vintner’s Square because of a delay resulting
from a lawsuit.

The cost of doing business in California is expensive. Electricity
cost increased by 4.8 million (89%) one year ago.

The greatest issue in hiring is technical proficiency. We would like
to develop our own people, but we can’t train all our people. It
would be good to have a vocational training school. Delta College
will have a vocational/technical component.

We do not know if offices are the answer. From 1995 to 2005,
there were no large office developments at all. In the past two to
five years, new large offices have located on Kettleman—title
companies, banks, and medical offices.

The population is too small for companies.
The demographics are changing.
There are not enough offices for doctors.

Most of the heavy lifting professional offices, like attorneys, are
outside of town.

There are some new offices on Kettleman Lane, but they were sold
immediately. There is very little empty land.

We need more industrial land, because we have run out. Vacant
parcels are small. Lodi had the vision of having an industrial park
(high class, electronic companies, nicely landscaped, etc).
Companies have not come here looking for land, because they
know it does not exist. Some companies have gone to Elk Grove,
and some have located around the airport area in Stockton.
Stockton is better positioned for distribution than Lodi.

The industrial area on the east side is pretty much gone. The
vacant parcels owned by unmotivated sellers.



There is a lot of sales tax leakage. A lot of shopping goes outside of
town. Everybody goes to Stockton for shopping—any hardware or
clothing stores. A lot of people go out of town for dinner for
quality restaurants and entertainment.

We want a mutual flow of sales tax revenue between Lodi and
Stockton. Maybe there can be a tax-sharing agreement? However,
state law says that sales tax cannot be distributed, but taken at the
location of sale.

People want Trader Joe’s.
Lodi is very underserved by commercial establishments.

We need more commercial. Not big-box, but more upscale stores
like Barnes & Noble, Pottery Barn, etc.

Currently the higher end retail is Mervyn’s, Target, and the like.
We want Dillard’s, Macy’s, Trader Joe’s, and Saks.

We want more upscale shopping. We may or may not want a big
shopping mall in Lodi, but somewhere with upscale shopping
would be nice. More healthy/upscale grocery store like Whole
Foods or Trader Joe’s. Right now we have to go to Stockton, Elk
Grove, or even Sacramento for grocery shopping.

Right now the residential real estate market has some first time
homebuyers. There is a pretty good mix of clients. The market is
changing significantly. There is more inventory since the last year
and a half. Before, there was very little inventory and homes sold
fast. Now there are more homes for sale. There is probably the
same number of buyers, but more inventory. Prices have
remained a little stronger than in some surrounding areas. Some
clients are relocating from Stockton.

The commercial real estate market is stronger than residential.

The industrial real estate market has a supply of buildings for
lease. Most clients are looking to expand.

Want an economic development element in the General Plan.

The economy right now is really bad. When the Bay Area market
changes, Lodi also changes.
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3.7 HOUSING

The issue of housing appeared repeatedly in the interviews. While there
did not seem to be a zealous concern about sprawl, most likely due to the
two percent growth cap, many stakeholders commented on how the
housing stock can be improved.

There was considerable discussion regarding the housing mix in Lodi.
When asked about the desired density ranges, some wanted to see higher
density and clustered housing, while others said that it is not realistic in
Lodi, where people move to find single-family houses, cul-de-sacs, and a
suburban/rural lifestyle. Some stakeholders claimed there is no demand
for apartments, but medium density housing would be viable. One
stakeholder even said that it might take 50 years before the city
experiences demand for apartment complexes.

Many suggested affordable housing, in particular for seniors. The lack of
affordable senior housing is a problem for the aging population.
Stakeholders claimed that the population is aging proportionately with
the growth, and there are more seniors in Lodi who need convenient and
safe housing. Many discussed the possibility of having senior housing in
or near downtown so seniors can have easy access to groceries and other
services. The existing senior homes on Kettleman are not only expensive,
but also difficult to access—Kettleman is difficult to cross and the medical
facilities are far away. Stakeholders also described desirable design
elements of senior housing, including single-story units and wider
hallways.

On the same note, the lack of affordable housing in general is a concern
for many stakeholders. Since housing prices are high in Lodi, many
working residents need affordable housing, including entry level nurses,
teachers, and young families.

Comments on housing include:

o The city is sprawling the way housing is going.

e  We like the two percent growth cap, but it has been opposed by
some chamber members, city staff, and other groups.

e It is important for us to grow slowly and have desirable housing.
Growth in the north toward Galt would be good, west may be
okay but we need to protect the vineyards.

e People do not want new urbanism in Lodi. They do not want 10-
12 units per acre; they want seven units per acre.



Medium-density is good to have because of costs. Medium-
density—seven to 20 wunits per acre—works because it is
affordable.

High-density in the Central Valley does not make sense—it does
not pencil out. Medium density—7 to 20 du/ac—works because it
is affordable.

People are not used to grids. They want cul-de-sacs and suburbia.
Market rate housing is the best the city can provide right now.
Opverall, the housing stock needs rejuvenation.

We want multifamily housing. 1989 was the last time an
apartment complex was built in Lodi. Lots of people would want
to live in apartments, but it is more profitable to build single-
family homes.

Lodi will not have a market for five-story apartment complexes in
the next 50 years.

What would it take for downtown? Prices, fees, and buyers. There
is no demand in Lodi. Clustered housing is now viable, but the
demand for loft-like buildings is very limited. It is hard to be a
pioneer.

The growth management system systematically slowed the
process. Approvals happened once a year. Could have had much
higher development than two percent in many years.

The middle market can pay more and has more elasticity, so that
is where they have focused.

Affordable senior housing is an issue. We have not built senior
apartments since 1989 and skilled nursing facilities for 20 years.
Seniors do not need single-family houses. A lot of seniors live in
their single-family homes because there is no place for them to
move to.

A senior complex is what we need.

Good places for senior housing would be closer to downtown
because they would have access to both senior centers and to
Albertson and Smart & Final. However, there are no sites out
there. Vintage (existing senior complex with long waitlist) is closer
to Wal-Mart and Target, but they are far from the hospital and
senior facilities.

Reynolds Ranch has conventional single-family homes,
apartments, and is now working to incorporate senior housing,
graduated care, etc. It will cater to the super senior market:
average age of high 60’s to early 70’s.
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e Senior housing is not part of the two percent growth cap.
e Lodi needs affordable housing. Where? We need a variety of sizes.

e We lack safe, descent, and affordable senior housing. The
population is growing and will continue to grow. There are only
sixteen units of affordable housing for seniors.

e There are 10,000 seniors in Lodi right now; 14.7 percent of the
population was over 65 in 2000, and has grown since then. More
and more people are coming to the senior center. Lodi is growing
proportionately in age.

e Lack of low-income housing for entry level nurses, teachers, etc.

e Lodi should mimic Sacramento and include inclusionary zoning,
and have a certain percentage for affordable housing.

e Senior housing should have wide entries and good sidewalks,
access to good public transit, local park areas, senior facilities, and
shopping.

e Senior homes on Kettleman Lane are expensive and hard to
access.

e Want affordable housing.
e There’s a need for affordable, senior housing.

e Affordable housing needs to proceed. We should bring in
developers and offer them something. No inclusionary units; they
will be opposed by developers and the Council.

3.8 PARKS, RECREATION, AND OPEN SPACE

The discussion on parks, recreation, and open space brought in a wide
variety of comments and ideas. Overall, stakeholders would like to see
more parks in the city. A number of stakeholders would like to see more
small neighborhood or pocket parks, which create a more intimate scale
and easy access. Others wanted a big community park, which would be
easier to maintain. A few wanted access to the Mokelumne River, perhaps
on the north bank where there is currently no development.

A number of people also mentioned cricket fields as a needed recreation
amenity due to Lodi’s changing demographics and cultural preferences to
accommodate the growing Pakistani community.

A number of stakeholders mentioned the Grape Bowl as a wasted site that
can be redeveloped as a more accessible and integrated park or facility. It
is currently only used for high school graduations and homecoming



football games. The facility is effectively a berm, with substandard
construction.

The biggest challenge to developing and redeveloping parks is the lack of
funding. Some suggestions to improve the parks and recreation system
and the financing situation included creating more partnerships,
establishing more league programs and facilities to bring in other teams
and visitors, and consolidating different departments to save on staff.

The issue of parks functioning both as recreational facilities and as
retention basins was also brought up. However, this did not seem to be a
serious problem since outdoor field sports are not suitable for all seasons
in any case.

Comments regarding parks include:

e  We want access to the river, but have no means to buy properties.
e People who do not have private backyards need parks.
e Want areas in parks to play bridge.

e There is a lack of parks, lack of maintenance, lack of sports
facilities, and a lack of funding.

e The biggest need is sports fields and functional parks.

e The park system addresses recreation very well, but is limited by
facilities. The multi-use facility needs indoor basketball.

e In the future, we should have fewer and larger parks. It is easier to
maintain.

e Should invest in more sporting venues. Have not heard any
concerns with light from stadiums.

e The north side is probably the only viable option without dealing
with each property on the south side of the river. People will
support the idea because it would provide more parks. However,
it may also be an instigator for more sprawl. We need to allocate
and save green spaces or else development will eat it all up.

e Parks on the river are desirable. There are generous water access
park grants available.

e Ball fields should add lighting.

e Recreation and sports can be a revenue generator if we add more
visitor related programs.

e We should bring in tournaments.

e We should consolidate different departments—save on staff.

3: Issue Discussion
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We need recreational programs. We have enough land.
Turnkey parks are a good strategy.

Need more partnerships.

Basin parks are okay.

I would rather see Delta College on SR-12 and open space by the
river.

Lodi used to have Legion Park with a community area.
Some parks do not have community buildings.

There are nice parks on the Eastside, but will not enforce safety.
They are not good for children. There is gang activity.

Parks are safer on the West side. Maybe because they are smaller
and more manageable; neighbors can see what is going on. They
can have tennis courts, playgrounds, and basketball courts, but
not big fields. We have big fields everywhere; sometimes there are
perverts there at night.

The Grape bowl was built with WPA funds in WWIL. It is now
underutilized except by high school graduations and football
games. It is unkempt and unmentioned. People will not support
taking the Grape Bowl down.

Parking takes up the whole neighborhood.

For the overall community, the Grape Bowl is not a good fit
anymore. It is only good for 25,000 people. There are now 65,000
people. It is also a very sensitive issue because it has historical and
emotional value. Swapping it into a basic park will take lots of
opposition.

We can make the Grape Bowl a good park to serve the population.
People will not approve the exorbitant amount to rehabilitate or
convert it. It needs a lot of work, but the city has not invested any
money. Parking is also a problem because residents also park on
the street.

We can make the Grape Bowl a venue for other events like
outdoor performances. We can remove the berm to get more
access. There is potential to widen the area. It is too narrow right
now to play soccer. It is also not ADA approved. We want to use
it, have the demand, but cannot use it.

We should tie the facilities around the Grape Bowl, softball
complex, and seniors field together.

Most of the new immigrants play different sports, in particular,
cricket and soccer. We want to see a full size cricket stadium—it



e We looked at cricket fields. Most fields are already used for
softball, soccer, football—all funded and occupied as organized
leagues, City, or non-profit organizations. Cricket is not funded so
it cannot kick off a funded team.

e Lodineeds huge impact fees.

e Pixley Park may have been originally a regional park. But there is
no money to develop it.

e The City and school district has a joint agreement, but it is not
enough.

e Most of the larger and regional parks are basin parks.

e Basin parks are not useable for less than three months a year.
Detention basins hold water until they can be released into the
WID canal. They have not been impacted that much because the
sports played on the basin parks are not suitable for all seasons
anyway.

e The West Bank Lodi Lake Park has plans for an RV campground,
jointly with other organizations, but still depends on funding.

3.9 CIRCULATION, TRANSPORTATION, AND
TRANSIT

The lack of public transportation options was a common concern among
stakeholders. The public transit program—buses and Dial-a-Ride—only
started in 1994, and is not included in the existing General Plan. However,
stakeholders familiar with the situation confirmed that there have been
improvements over the years, with new bus stops, signs, easements, and
routes. The City has also discussed the possibility of installing a new
commuter rail station in the long term.

The common complaint was that the bus routes do not serve the people in
need, and do not cover an adequate area, even though there is service
seven days a week. Several stakeholders also mentioned the need to raise
the frequency and reliability of transportation to Stockton from Lodi for
various service centers, including the State-funded work placement
programs. Some members also discussed the need to have reliable public
transit and safe bicycle paths to the future Delta College site.

Bicycle trails were also requested a few times as a desirable amenity for
both transportation and recreation purposes.

The following are representative comments on the topic:

3: Issue Discussion
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Transportation for seniors is new. Seniors do not use public
transportation because they are not used to it.

Lodi did not start with transit until 1994. Transit is currently not
in the General Plan. We are working development by
development—bus stop signs, easements, accessibilities, and
shelters. As we grow, we need fixed route requirements for
ADA/Paratransit.

We have a multimodal station. We are involved with people in
getting transit-oriented development in downtown. We are trying
to get rail through Lodi. We have services with various forms of
transit to many surrounding communities. Our issue is access and
pre-emptive signals. Reynolds Ranch will be doing a transit study.
It is currently not serving south of Century Boulevard.

We do not get involved with carpooling or express routes, which
are conducted through county and regional systems.

There is an Amtrak bus connecting to Stockton. Six San Joaquin
trains a day in each direction.

ACE originates in Stockton. If it extends to Sacramento, we hope
it sticks to the 99 corridor and stops in Lodi. The issue is the
railroad wants to run on the westerly line because the 99 corridor
is more critical for freight. It is a possibility to trade the two
corridors.

One major concern is the lack of transportation. Many of our
clients live away from the bus routes and it takes them a long time
to get to their destination. There are buses, but they are not
timely. We got a van that can seat 15 people only to alleviate the
transportation problem. Not enough attention has been given to
the transportation problem.

The City needs to expand transit service area. It only goes within
the Lodi City Limits. We need to increase transit services and
allow people to travel across boundaries.

I want to see bicycle trails.

I would like to see some bike trails...many roads in Lodi have no
shoulder. It would also be good to link the wineries.



3.10 PROVISION OF PUBLIC SERVICES AND
AMENITIES

Many stakeholders commented on the public services and amenities
provided by the city. Stakeholders representing community groups were
both proud of the services they provided, and at the same time frustrated
by various constraints. Some comments included lack of transportation
options for people to access public services and community centers—
both within and outside the city. Stakeholders also mentioned a lack of
affordable options for physical expansion within the City, leading to the
location of some community groups outside City limits in areas far away
from the target community. Some also felt that there was difficulty in
reaching out to the community.

On the funding side of the matter, several stakeholders representing
developers and investors expressed concerns about Lodi’s development
fee program. According to property developers, fees have increased
dramatically in the city, while the certainty of successful projects has
decreased due to the proposed Greenbelt and changing political processes.
These stakeholders feel that newcomers are obliged to fix all of the city’s
deficiencies, while the money collected is not being used appropriately. In
addition, the City is perceived as not receiving enough fees. If Lodi
continues to require more funding and provision of public amenities,
developers maintain that they will eventually stop investing in Lodi.

Comments from stakeholders regarding the provision of public amenities
and services include:

e We need a community center that would serve the needs of all the
people for regular needs: weddings, funerals, etc. It would serve
both the Stockton and Lodi area. All the organizations existing
right now are religion based.

e We cannot afford a community center inside the city. But we want
to be incorporated by Lodi.

e The fact is when the city grows, it will affect the Fire District at
some point and its capacity to serve. When the revenues dwindle,
the level of service cannot be compromised.

e Hutchins Street square attracts people from surrounding areas like
Sacramento. It is more affordable than events in bigger cities like
San José. Sometimes we only make enough money to pay the
stars. We depend all on voluntary workers.

e There is a lack of services for homeless people.

e There are many Spanish speaking clients.
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Crime is a concern.
The City does not have funding for historical preservation.

We are very concerned about the direction the city is taking with
development fees. But, I have seen development agreements inked
recently—for $60,000 per lot even before you put a spade in.
Cities see a pot of gold. In the case of FCB Homes (Frontier
Community Builders), the city wanted a fire engine, a park, etc—
it is going to come to a screeching halt. Also, it is not conducive to
affordable housing.

We used to feel that one of the unique things about Lodi was the
phasing of implementation. We would receive points if we were
closer to infrastructure. The pattern of growth area was
predictable. For a lot of reasons, the system went haywire two or
three years ago with collection of fees and infrastructure
development.

The program was meant to be reviewed annually, but that did not
happen.

We need certainty regarding process and direction.

Fees for infrastructure are not being applied to infrastructure. The
sense is that we did not collect enough—parks were not improved,
infrastructure not created. Everything happened in a period of
high growth, so the new people are paying for the shortfall.

Fees have really doubled—including development and
infrastructure fees.

There is a notion that redevelopment has to pay for everything.
Community wide benefits—for example the greenbelt—who
should pay for it? There should be a nexus.

Provide new services in conjunction with new home construction.

URBAN DESIGN

A number of stakeholders commented that they would like to see better
urban design incorporated into the city’s development. This includes
better architecture and design standards for businesses and new homes, as
well as streetscape improvements. Walkability and open connections were
seen as important aspects of urban design. The following summarizes the
various views on these issues:

We want smart growth with higher density, safety, and
walkability.

Add green and plantings on streets.



3: Issue Discussion

e Ilike Lodi’s walkability.

e Want to see development efforts go vertically rather than
horizontally. Should have allowance for high buildings. The
current restriction is three floors. The biggest issue is parking, but
those can be part of structures.

¢ Do not want huge backyards. Want compactness, walkability, and
places of enjoyment.

e Want safer bike lanes, walking trails, etc. A bridge over the lake so
you could walk all the way around the lake.

e The abandoned rail line can make a trail.

e There is no place to go walk in Lodi unless you are on the city
sidewalk.

e Want to see true new-urbanism in new neighborhoods, with good
neighborhood form, walkability, and no gated communities.

e Tend to do reverse lots where you have the automobiles, fences,
and everybody outside of the tunnel. We want to see more appeal
to the streets. No walls on the street, houses should face the street.
We want more than cookie-cutter construction.

e The City should have design guidelines for big companies like
Safeway. The City is too concerned about getting companies into
the city for tax revenues, but there should be architectural and
design guidelines.

e Lodi has not looked at the design aspects, even though citizens are
concerned.

e Design guidelines should not make development difficult.

3.12 HISTORICAL RESOURCES AND PRESERVATION

Historical preservation was the focal point of two separate interviews
conducted with two members of the Lodi Historical Society, although a

few others also mentioned historical resources as a distinguishing feature
of Lodi.

In general, stakeholders’ believe that while Lodi has great historical assets,
the City lacks regulatory tools and processes (such as historic districts or
design standards and guidelines) to ensure preservation. While the
General Plan by itself will not be able to address the entire gamut of issues
related to preservation, it can and should provide the springboard for
these.

Comments included:
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e The economic, cultural health of Lodi cannot be maintained
without insuring the maintenance of historical neighborhoods.

e  We need to respect the integrity of neighborhoods and buildings.
Each time a building is modeled beyond recognition, the
cumulative effect can be devastating.

e Need ordinances about preserving what we have today. Right now
it’s not uncommon for people to tear out old homes. See a lot of
new homes that are completely out of order. As Lodi grows, more
and more people will want to move into the desirable
neighborhoods, and then these neighborhoods will not be
desirable anymore.

e Establishing historic districts in the General Plan would be
challenging, but having policy basis would be good.

e Consider guidelines that can be made for properties in the
historical neighborhoods.

e We need a McMansion prevention Ordinance.

3.13 INFRASTRUCTURE

A few stakeholder groups voiced their concerns over the infrastructural
capacities and services. In general, water seems to be the highest priority
issue—Lodi needs to recharge its groundwater. Expansion and annexation
will also imply water supply and treatment for those areas, and the city
should consider how to expand efficiently and sustainably. For example,
stakeholders did not recommend developing north of the river because it
would be difficult to get wastewater across.

Lodi’s growth also begs the City to consider waste treatment, drainage,
and road capacities. In terms of infrastructure, south and west seem to be
the best options for expansion. Stakeholders from the County claimed
that five acres is the minimum to have a septic tank, and that clustering is
not an option. Members from LAFCO mentioned that the Cities cannot
serve outlying areas unless they are in the respective SOIs and Urban
Service Boundaries (USB).

Comments follow:

e The City is pushing now towards new technologies: pervious
surfaces, turf stones in places. We see a much bigger push.

e Water is the biggest infrastructural constraint, as is groundwater
recharge. They can probably solve the problem with treated water.

e Do not like the idea of expanding to the north side of the river
because we got to get the wastewater across the bay. A lot of that



land is riparian and irrigated land. South and west are considered
the best areas. The further east you go the less desirable ag land
gets around Lockford. South and west also helps commuters who
are going in that direction.

In an annexation, you have to consider who’s providing services
to it. The county has a two-acre minimum to do water. One acre
lots would require public water or public drainage and septic
systems. Either do one-acre lots and provide services, or do two-
acre lots and not provide services. Small systems are unviable and
uneconomical.

We need to look at Peltier Road to the north. There is a real long
term demand for a corridor in the County. Lower Sacramento
Road should be an issue.

Turner Road has plans for improvement. Something needs to be
done—it has two lanes and no shoulder. The County plan shows
it as a four-lane road.

Highway 12 is a killer. Kettleman should become a new Highway
12.

There is a solid waste transfer facility on Harney Lane six miles
east of town. We need to understand how Lodi’s growth affects
this.

Groundwater is an issue—there is a need to restore it. It is a
countywide issue.

Parcels have to be a minimum of five acres to have a septic tank.
Clustering is not an option.

Cities cannot serve outlying areas unless they are in their SOIs or
USBs.

3: Issue Discussion
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4 NEXT STEPS

The input gathered during the stakeholder interviews will inform the
subsequent phases of the General Plan Update process. The first-hand
knowledge and experiences of the stakeholders will be invaluable in
creating a new Plan that reflects the community’s collective goals and
visions.

After carefully reviewing direction given by the stakeholders, assessment
of opportunities and challenges, as well as public input from the
community workshop, the survey, and City Council and Planning
Commission meetings, the planning team will prepare land use and
transportation alternatives and review them with the community. A
Preferred Plan will be prepared, and following City Council endorsement,
draft planning documents will be prepared and reviewed with the
community.
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APPENDIX

LIST OF STAKEHOLDERS INTERVIEWED

Organization

Anderson Homes

Baumbach and Piazza Civil
Engineers and Surveyors

Coldwell Banker

Delta Air Group

Council for Spanish Speaking
(El Concilio)

Frontier Community Builders
(FBC)

General Mills

Greenbelt Taskforce

Kirst Estates

LAFCO
City of Lodi

Name

Craig Barton

Steve Pechin

Michael Carouba, Commercial Broker

Robert Evans*

Lynette Lucaccini

Tom Doucette
Pete Gibson, Homes Plus

Denny Perak

Mark Chandler*

Jeff Kirst
Crystal Kirst

Jim Geasler, Executive Director

Judy Bader*, Art Commissioner, Seniors Commissioner
William Cummins, Planning Commissioner

Tiffani Fink, Transportation Manager

Tom Fink, Transportation Manager

Barbara Fox, Parks and Recreation Commissioner

Petra Gillier, Arts Commissioner

Dave Hinchman, Seniors Commissioner, Former Mayor
Bob Johnson, Mayor

Phil Katzakian, Council Member

Jim Krueger, Deputy City Manager

Doug Kuehne, Planning Commissioner

Keith Land, Former Mayor*

Tim Mattheis, Planning Commissioner

Joanne Mounce, Council Member
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Lodi Chamber of Commerce

Lodi Community

Lodi Community
Improvement

Lodi Conference & Visitor
Bureau

Lodi Elderly (LOEL)

Lodi Historical Society

Lodi Improvement
Committee

Lodi Site Planning and
Architectural Review
Committee (SPARC)

Lodi Tokay Rotary Club

Lodi Unified School District

Lodi-Woodbridge Winegrape
Commission

Mettler Family Vineyards

Stephen Schwabauer, City Attorney
Randy Snider*

Roger Stafford, Former Planning Commissioner

Sharon Welch, Senior Civil Engineer
Dennis White, Planning Commissioner
Terry Whitmeir, Senior Commissioner

Ray Crow

Larry Mettler, Chairman*

Robert Patrick

Marilyn Storey, Director of Operations

Anne Cerney, Lawyer/Community Activist

Joseph Wood, Director

Nancy Beckman, Executive Director

Keith Land*
Tracy Williamson

Mary Jane Fast

Andrea Fongey-Ness, Vice President
Beverly Hoag

Elieen St. Yves, Chair
Bob Takeuchi

Roger Stafford*

Ron Williamson

Art Hand Jr., Assistant Superintendent
Gary Yokum, Facilities Planning Manager

Mark Chandler*

Larry Mettler*



Pakistani and Islamic
Community

Real Estate Broker

San Joaquin County

San Joaquin Land Company

Sierra Club

Small Business Owner

City of Stockton

Woodbridge Fire District

Appendix: List of Stakeholders Interviewed

Ramazan Ali
Taj Khan

Randy Snider*
Jim Verseput, Commercial Realtor and Property
Manager

Tom Flinn, Public Works Director

Tom Gau, Public Works Chief Deputy
Dale Ludwig, Community Development
Patrick Stockar, Planning Commissioner

Dale Gillespie

Robert Evans*

Judy Bader*, Randy Snider*

Barbara Berlin, Deputy Director of Community
Development
Steve Escober, Senior Planner

Michael Niblock, Community Development Director

David Stagnaro, Senior Planner

Michael Kirkle

*This person also represents another group on this list.
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